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Fx the sixth consecutive month, real estate 





activitv has increased as shown on the en- 
larged section to the left of the Real ¥state 

+ Activity chart shown above. For the sixth con- 
WT secutive month the foreclosure rate has fallen, 
THIS MONTH -54.6°% The marriage rate has climbed without a setback 
LAST " -56.5 for the last three months, Vacancy is being ab- 
YEAR AGO -61.4 sorbed rapidly. Rentals of both single family and 
HI] {|| apartment units on our index show a slight gain, 
NORMALLL! | too slight to be significant of a rise but large 
enough, in conjunction with other indicators, to 
suggest the approximate end of the continuous 
nine-year drop. 


























































































































Our conviction that the United States is 
hovering on the verge of one of the greatest 
booms in her history is being strengthened each 
day. The administration will undoubtedly try to 
curb this boom as it gets under way. For the 
best long-time good of the country, it is right 
that it should, but it seems to us. that it will 
be as hard to stop as it has been to start. 














Booms cannot be started and stopped at will. 
This is particularly true of real estate booms. 
In order to stimulate employment, the Hoover Ad- 
ministration tried with a great home building 
conference in Washington to stimulate residential 
building. Roosevelt has tried it in every possi- 
ble way for the past year. Until rentals and 
values rise to a point where they are apparently 
high enough to pay a return on the current cost 
| of construction, there will be no new private 
building. We said this at the time of the Hoover 
eee 1ea2 tess 1034 ocuteniuee and we have insisted on its truth ever 
since. But when this condition comes about, it will be just as difficult to stop 
the building boom, which will start and run wild, as it Has been impossible to 
start it before the ratio of cost to current opinions of value was favorable. The 
boom in old buildings will start first and will continue until older buildings 
appreciate in value to a point where new buildings can compete with them on a ba- 
sis of price. Then the building boom will be on. 
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THE MARRIAGE RATE AND REAL ESTATE 


URING the last month the study of ‘the marriage rate in relation to real estate, 
ade originally in May, 1932 and reported in the June, 1932 Real Estate Analyst, 
has been greatly enlarged and revised. For that study, Saint Louis marriage li- | 
censes were counted month by month from the original records back to the passage of 
the marriage license law in Missouri in 1881. We have now completed similar compi- | 
‘lations for St. Louis and St. Charles counties in Missouri, and St. Clair, Madison 
and Monroe counties in Illinois. These five counties and Saint Louis are considered 
as a unit in our new study, both in the number of marriages and in the adult male 
population on which the marriage rate is figured. 





The addition of these five counties alters the marriage rate materially. 
The average monthly rate per 10,000 adult males for Saint Louis proper last year was 
15.6. For the five counties and Saint Louis the combined rate was 23. 8, or 523% 
higher. An examination of the marriage license registers of these counties shows a 
large percentage of persons who have given their addresses as Saint Louis. A very 
careful study of the figures has convinced us, however, that the higher rate of these 
counties is not due entirely to "Gretna Greens" but is due,particularly at the pres- 
ent time, to the fact that unemployment and distress, delaying marriage, is greater 
in the congested portion of the cities than it is in the suburbs. This is shown by 
a@ comparison with the figures for 1920. Then the rate for Saint Louis proper was 2 
36.8 and the rate for the city and five counties 359.5, a difference of only 7.3% e " 4 

N 


The importance of the marriage rate to real estate depends principally on 
the fact that in periods of depression and unemployment the marriage rate falls and 
that in periods of prosperity it rises, thus diminishing the demand for houses dur- 
ing the depression and increasing it rapidly as recovery takes place. 
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If these rises’ and falls in the marriage rate were slight, the effect on 
real estate would be negligible, but in a severe depression like the present, the 
cumulative effect of a halved marriage rate is tremendous. It must be borne in mind 
that marriages are constantly being dissolved by death and divorce. In normal times 
new marriages will slightly exceed dissolutions but in drastic depressions, dissolu- 
tions will exceed new marriages by such an amount each month that the number of fam- 


| ilies occupying homes shrinks rapidly, intensifying the already acute vacancy. 


The encouraging thing about a reduced marriage rate is that the marriages 
lost during the depression take place in the period that follows. While this is not 
always true in individual cases, our studies would indicate that it is true for the 
city as a whole. Putting it a slightly different way, during a period in which the 
marriage rate is below normal,the number of unmarried couples of marriageable age in 
the population increases, In the following period the marriage rate will be above 
the normal until the old balance is approximately restored. 


We have attempted in the chart above to measure the accumulated "marriage 

reserve" in an effort to determine the size of the “marriage boom" which will follow. 

This chart shows the accumulated reserve of unmarried couples in Greater Saint Louis 

who would normally have married for each month since January, 1882; or, putting it 

anothe> way, this is the accumulated difference between the normal marriage rate and. 

the actual number of marriages. The dotted line on the chart shows how large the re- 

an . 4 serve would have been in past depressions if Greater Saint Louis had had at that 

et time the same population it has now. 


The striking thing in this chart is the tremendous size of the present ac- 
cumulated reserve. We believe that this will pass thirty thousand before it starts 
to drop. It will start to drop just as soon as the marriage rate again exceeds the 
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-time normal. If it is to drop to the normal line as it has done be- 
,it will mean that in Greater Saint Louis we must have thirty thousand 


jages more than the usual number for our population. It will probably 
from five to ten years to absorb this number but there is little 

t in our minds that the greater part of it wfll be absorbed in the 
five years. 


It will be noticed that in the past, housing shortages occurred 
absorption of the marriage reserve got under way. As the absorption 
me more rapid, tremendous building booms developed. We do not believe 
is a coincidence. When it is borne in mind that delayed marriage oc- 
at the same time that doubling up of families occurs and that an in- 
se in the marriage rate is an indication of better economic conditions 
h makes it possible for doubled up families to expand to separate 
ng quarters again,it is quite apparent that this should herald a hous- 
shortage and introduce a building boom. 


We know that there are a great many people who believe that the 
iage rate is permanently lower and will not go back to the heights we 
ct. We have studied this matter very carefully. The greater economic 
pendence of women, higher education of both men and women resulting in 
poned marriage, and the change in the socialogical attitudes toward 
4fage can all be given as reasons for this belief. These factors in 
tion to the marriage rate were studied from a statistical standpoint 
he Real Estate Analyst of June, 19352. At that time we arrived at the 
lusion that the effect of these things on the marriage rate is compar- 
ely slight over a period of years. We have also found that over a 
period of years the marriage rate has not shown any downward trend. 


(Continued on Page 258) 
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PERCENTAGE OF VACANCY BY TYPES 
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In the table below we show the number of vacant units in the 
city at various times during 193535 and for the first four months of 1934. 


1933 19354 
March 50,500 January 20,248 
October 22,460 February 18,650 
December 21,550 March 17,550 
April 16,650 


13,650 dwelling units have been absorbed during the last year, or an aver- 
age of 1140 per month. If this rate were to continue, all of the vacancy 
in the city would be absorbed by June, 1935. However, all of the vacancy 
will never be absorbed. During the past month we have been making a study 
of the age and condition of vacant properties. These vacancies are scat- 
tered throughout the city and are in all types of property. 


This is what we found regarding the condition of buildings con- 
taining vacancies tabulated according to the rental being asked. 


GENERAL CONDITION OF PROPERTY 
GOOD FAIR POOR TOTAL 

Less than $15 per month 1 10 128 139 
15 - $25 34 136 64 234 
26 - $30 165 61 4 230 
$30 and up 33 0 0 33 
TOTAL 230 207 196 606 





Putting these totals on a percentage basis, we find that 36.6% of the va- 
cancies were in buildings in good condition, 32.6% in buildings in fair 
condition and 30.8% in buildings in dilapidated shape. Assuming that these 
dilapidated buildings will not be filled during the next boom,and we think 
it is a fair assumption,we can reduce our habitable vacancy by 30.8%. This 
reduces the vacancy to 11,528 or to 5.1%. 


Classifying the 656 vacancies by the age of the building in 
which they occurred,we found that only 11.6% of them are “in buildings less 
than ten years old; 88.4% of the vacancies are in buildings older than ten 
years; 56.3% of the vacancies in buildings older than twenty years, and 
43.3% of the vacancies in buildings older than thirty years. 


The monthly vacancy surveys of Real Estate Analysts, Inc., have 
not included elevator apartments. We are making a special study of this 
type of building for the next issue. 
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THE MARRIAGE RATE AND REAL ESTATE (Continued from Page 256) 


It is only since 1950 that the drop has been so great that there might be some real 
question about a compensating swing of the marriage rate after the present depres- 
sion is over. 


While this is the greatest depression we have ever had in the United 
States, we have had two others of catastrophic importance - the depressions of 1837 
and of 1875. The one in 1873 was very similar to the present one in many of its 
causes and effects. As there was no marriage license law in Missouri prior to 1881, 
it is impossible to secure any figures on the behavior of the marriage rate in 
Greater Saint Louis, during or after this depression. However, a few states had 
marriage license laws well established during this period. Forty-seven years ago 
Carroll Wright of the United States Department of Labor published the results of an 
investigation of the Census Department on Marriage and Divorce. This report gives 
annual totals of marriages by counties from 1867 to 1886 for those states where mar- 
riage license laws existed. 


From the counties reported in this tabulation we have selected only those 
which form the metropolitan areas of large cities. This enabled us to compute the 
annual average rate of 24 counties, comprising the metropolitan areas of Chicago, 
Milwaukee, Minneapolis-Saint Paul, Baltimore and Atlanta. In each case we have fig- 


ured the rate per 10,000 adult males. For purposes of comparison the 1873 rate was 
considered 100 and the rate in the other years was figured as a percentage cot 1873, 
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The chart to the left shows the way 
| the marriage rate fell during that depres- 
| sion and the way it returned to the boom 
| level just as soon as the depression was 
| over, 
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One question many subscribers will have is, “How typical are these Saint 
Louis figures of other Metropolitan areas?" 


In an effort to answer this question in regard to the marriage rate, we 
have secured from the U. S. Census records the annual totals of marriages for recent 
years in the same twenty-four counties comprising the five metropolitan areas used 
in the 1873 study. We have computed from these totals the marriage rate per 10,000 
adult males in the same way we have com- 
puted the Greater Saint Louis rate. In 
‘% the chart to the left we show the compari- 
a sgonatinan Fis —__t— son of the drop in the Saint Louis rate to 


Pe aied 


= | : the average drop of the other cities. 
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AREAS X have found in over twenty cities on which 

\ __| | we have secured figures on marriages, we 

| mA | think that in most cities at the present 

~ | time the accumulated shortage can be esti- 

2 Sa i mated roughly as one and one-half times 

Rx" the normal annual number of marriages or 

DECLINE IN THE MARRIAGE RATEXY 7 at about two to two and one-half times the 
AND FIVE OTHER METROPOLITAN AREAS number of marriages last year. 
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ARE SAINT LOUIS FIGURES TYPICAL OF THE UNITED STATES? 


HE only detailed compilations of real estate figures in the United States which 

cover practically all of the interrelated measurable factors affecting real es- 

tate are those compiled for Greater Saint Louis by Real Estate Analysts, Inc. 

The cycles based on these compilations are now being used throughout the United 
states as the basis of evaluating the present and forecasting the future, 


The fact that real estate is fixed in location, that an over supply of 
space in one locality cannot be used to meet a shortage in another, undoubtedly mod- 
ifies to some extent the situation in various localities. The interesting point to 
us, however, is that in spite of these factors which we recognize, the fundamental 
swings throughout the country are very similar. 





When we first worked out the general cycle of real estate activity for 
Saint Louis and Saint Louis County and found the tremendous boom starting in 1904, 
our first explanation was’ the effect of the World's Fair, which was held in Saint 
Louis in 1904. When we found the same peak in Los Angeles and Philadelphia, we 
started to doubt the importance of the Fair in causing the boom. Later investigation 
has shown the same boom in every city on which figures could be secured. 


We now have some figures, more or léss complete, on the following cities: 


| Los Angeles Chicago Youngs town Miam{ 
Philadelphia Columbus Akron Kansas City 
New York Cleveland Toledo 
Newark Denver Milwaukee 


In none of these cities has the available data been analyzed and classified item by 
| item before compilation, as has been the case in Saint Louis. In most of these cit- 
fes only annual totals are available and it must be borne in mind that these totals 
include much extraneous matter. Clearly an index which combines sheriff's deeds 
with warranties, quitclaims, etc., is combining items which, to some extent, cancel 
each other. Warranty deeds are high when foreclosures are low and when foreclosures 
are high, warranty deeds are low. However, in spite of all of the differences in 
the figures and methods of compiling in the different cities, the general cycles are 


substantially the same. Take, for instance, the chart shown below which is based on 
> f e Re STE a the annual totals of all deeds recorded in 
J LJREAL ESTATE CYCLES Newark, New Jersey. The only striking dif- 


iN 
~~ ESSEX COUNTY, NJ. 


= ference in comparison with the cycles as 
CoCo rt charted for Saint Louis comes in the break 
y ~<Seoem = in the real estate boom caused by the panic 
CoCo TOO of 1908. This is very easy to understand as 
cnt + ——— the panic of 1908 was caused by the failure 
lcecceeeeeeeeen we + of a very small number of very large banks 
is in the east. It affected business in New 

™ et oe | eee ee York and its environs but did not affect to 
any great extent the central or western states. 








The second chart on this page shows real estate cycles as obtained by 
charting the annual totals of all deeds for Los Angeles County, California. The only 
striking differences between the California and New Jersey studies are the absence of 
the 1908 effect in California and the quite natural fact that rapidly growing west- 
ern cities showed a more pronounced boom in the early nineteen hundreds than well 
established eastern cities. 

Seeen REAL ESTATE CYCLES |++++++++111 
as “J Los anceces counrvca. FATT The rough figures we have for Philadel- 
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IBSSSRSEREeee “SER eeeEee phia show quite plainly the 1908 panic. 








~~ Seeeen 48 roe 7 In Ohio, as in Missouri, the 1905 boom 
TOC arr im was about equal to the 1925 boom. 


CO On the following page we have shown a 

eae eee ee comparison of the cycle in Milwaukee County 
since 1919 with the cycle in Greater Saint Louis. We have used the old chart on 
Saint Louis as it ts more nearly comparable with the figures available from Milwau- 


kee. The charting of both cities by months makes the comparison more interesting. 





The normal line for Milwaukee has been approximated from the data available but the 
figures do not cover a sufficient period of time to be sure of the accuracy of ei- 
ther the normal or the seasonal adjustment used. The Milwaukee figures also include 

aa Las many items which were eliminated from the Saint Louis figures. When such similari- 
A ties exist in spite of these differences, we cannot help but feel that, were it pos- 
sible to compile the figures on exactly the same basis, the agreement in the final 
results would be greater. 
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See the preceding page for the com- 
plete explanation of these two charts, 


The Saint Louis chart is not the 
chart used by Real Estate Analysts at 
present but is the form in which the 
activity cycle chart appeared up to 
nine months ago. It is used here in 
this form as the data on which it is 
based is more similar to the data 
used in the Milwaukee chart. 


The Milwaukee chart is based on total 

transfers. The monthly totals are not R AL ESTATE ACTIVITY 

available for a long enough period to MILWAUKEE COUNTY | 
be sure of the exactness of the norm- 

al but we believe it approximately roe 
correct. 





The similarities of the general real estate cycles are not limited to those 
showing general activity only. Rental fluctuations are quite similar. The Bureau 
of Labor Statistics has kept figures ona number of large cities for the past fif- 
teen years. These figures show very similar rises throughout the country in the lass 
boom,starting in each city as its vacancy was absorbed. It is true that the increase 
in some cities came a few months earlier than it did in others, but it came to all 


in about the same general percentage. Dozens of charts could be drawn showing this 
similarity. 


In the June, 1933 Real Estate Analyst (page 153), we stated that well se- 
lected apartments offered attractive investments for the long swing. We reasoned in 
this article that vacancies in apartments would be absorbed far more rapidly than in 
other types of dwellings. At the time this forecast was made there was no confirma- 
tion of it available but measured factors for Saint Louis made us believe it inevit- 
able. In October a vacancy study was made in Saint Louis by Real Estate Analysts, 
Inc., and it was found that absorption of apartment vacancy during the past year had 
been twice 'as rapid ‘as the absorption of single family units. In December we re- 
ceived a vacancy survey made in Denver. The same thing was true there. In February 
we received one from Kansas City and again the absorption of apartment space led all 
other types of space. 


On page 258 in this issue we show a& comparison of the decline of the mar- 
riage rate in Greater Saint Louis with the average of five other metropolitan areas. 


In the Real Estate Analyst, as far.ag possible, we are dealing not with 
random happenings but with basic fundamentals and it is only reasonable to believe 
that in their broad outlines, they will be simtlar the country over. 


The information and charts contained in this report ure protected by copyright 
and are restrictedto the confidential use of subscribers only. The Real Es- 

tate Analyst is published monthly by Real Estate Analysts, Inc., Saint Louis, 
a statistical, survey and appraisal organization. The subscription price is 
$180 a year, payable semi-annually in advance. Real Estate Analysts, Inc., is 
not engaged in financing, management or brokerage of real estate. 

















